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Commercial Zoning District Standards 

Sections: 

17.24.010 Purpose 
17.24.020 Commercial District Land Uses and Permit Requirements 
17.24.030 Commercial District Development Standards 
17.24.040 Commercial District Supplemental Standards 

17.24.010 Purpose 

In addition to the objectives outlined in Section 17.24 of this Title, the commercial zones are included in 

the zoning regulations to achieve the  purposes outlined in the Neighborhood and District Character 

Element of the 2007 General Plan, specific to the Main Street and Old Mammoth Road districts. 

Additional purposes of the individual commercial zoning districts and the manner in which they are 

applied are as follows.  

Downtown District (D).  Downtown (D) District is intended to provide a thriving mix of residential, non-

residential, and lodging uses and a distinctive gateway entry into town,  with a focus on ground-level 

commercial uses and active frontages. The development standards are intended to concentrate 

development along Main Street with a focus on shopfront buildings that frame the street and provide an 

animated, pedestrian-friendly environment with high visual quality. The maximum FAR for 

nonresidential development and mixed-use development is 2.5. Residential development has a maximum 

density of 12 units/acre. The D zoning district is consistent with the Commercial 2 (C-2) land use 

designation of the General Plan. 

Old Mammoth Road (OMR) District.   The Old Mammoth Road (OMR) District is intended as an arts 

and culture district oriented toward medium scale commercial development along Old Mammoth Road, 

emphasizing community serving retail, artist galleries, office and service uses.  It is intended to encourage 

a mix and intensity of uses in a pedestrian-scaled environment at a scale and form that is appropriate to its 

neighborhood context and adjacent residential uses and forms.  The maximum FAR for nonresidential 

development and mixed-use development is 2.5. Residential development has a maximum density of 12 

units/acre. The OMR zoning district is consistent with the Commercial 2 (C-2) land use designation of the 

General Plan. 

Mixed Lodging/Residential (MLR) District.   The Mixed Lodging/Residential (MLR) District is 

intended to allow one or more of a variety of lodging, residential, and non-residential uses to encourage a 

mix of uses and emphasize transient occupancy. The maximum FAR for nonresidential development and 

mixed-use development is 2.5. Residential development has a maximum density of 12 units/acre. The 

MLR zoning district is consistent with the Commercial 1 (C-1) land use designation of the General Plan. 

17.24.020 Commercial District Land Uses and Permit Requirements  

A. General permit requirements.  Table 17.24.040 identifies the uses of land allowed by this 

Zoning Code in each commercial zone and on Designated Active Frontages (Figure 17.24.020), 

and the planning permit required to establish each use, in compliance with Section 17.08 

(Development and Land Use Approval Requirements).   

Comment [JM1]: Density/FAR still under 
consideration; staff proposes to move forward with 
adoption of currently proposed densities/FAR until 

resolved. 

Comment [JM2]: See comment1. 

Comment [JM3]: See comment1. 

Comment [JM4]: Definitions of Primary and 
Secondary Frontages to be included in definitions 

section of code. 
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1. Other uses may be allowed as determined by the Director to be similar to and not more 

detrimental to uses listed in Table 17.24.040.  

2. In multitenant centers, wherever there is a change in building occupancy and the new use 

is similar to or no more intrusive than the previous use and meets all development 

standards applicable to the previous use, a use permit or administrative permit, if 

specified for the use, shall not be required. 

3. Design Review is required for proposed projects based on specified criteria as identified 

in Chapter 17.88, Design Review. 

B. Requirements for certain specific land uses.  Where the last column in Table 17.24.040 (ñSee 

Specific Use Regulationsò) includes a section number, the referenced section may establish other 

requirements and standards applicable to the use. 
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Comment [JM5]:  include the word 
ñsupermarketò in the general retail definition;  add 

convenience store to definition of general retail. 
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17.24.030 Commercial District Development Standards 

Subdivisions, new land uses and structures, and alterations to existing land uses and structures, shall be 

designed, constructed, and/or established in compliance with the requirements in Tables 17.24.030-1 

through 17.24.030-6 in addition to the applicable development standards (e.g., landscaping, parking and 

loading, etc.) in Article III (Site Planning and General Development Standards). Additional regulations 

are denoted in a right hand column. Section numbers in this column refer to other sections of the Code, 

while individual letters refer to subsections that directly follow the table. The numbers in each illustration 

below refer to corresponding regulations in the ñ#ò column in the associated table.   
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A. Determining Density. 

1. Rounding of Density.  When the density calculation results in a fraction or decimal 

(acreage multiplied by allowed density does not equal a whole number) and the fraction 

or decimal exceeds 66 percent of a unit, it shall be rounded up to the next higher whole 

number.  When the fraction or decimal is 66 percent or less it shall be rounded down to 

the next lower whole number.   

2. Half Unit of Density.  For the purposes of calculating residential density, a one bedroom 

unit or studio unit up to a maximum of 850 square feet of living area, shall be considered 

to equal one-half of a dwelling.  Living area is all space within the unit other than the 

garage and does not include common area hallways or similar spaces in a multiple-family 

structure.  

B. Floor Area Ratio (FAR). The FAR limit applies to all non-residential and mixed-use projects. 

For mixed-use projects that include residential uses, the FAR limit applies to both non-residential 

and residential uses, in addition to the density limit.  
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C. Frontage Improvements. New development shall provide street frontage improvements in 

accordance with streetscape standards determined by the Community and Economic 

Development Director and Public Works Director. 

1. Except where occupied by a building or used for building access, the property frontage, 

for a depth of 10 feet from the property line, shall be improved so that it functions as a 

wider public sidewalk; utilized for active outdoor uses such as outdoor dining, or 

improved with landscaping, public art, and/or pedestrian amenities such as outdoor 

seating.  

D. Required Building Areas, Active Frontage Areas. The following building placement 

requirements apply in Designated Active Frontage Areas (See Figure 17.24.020, Designated 

Active Frontages): 

1. Build-to Requirement. Building facades shall be located within five feet of the required 

setback line along Designated Active Frontages for the percent of linear street frontage 

identified in Table 17.24.030-2 (Commercial Districts-Building Placement Standards). 

2. Corner Build Area. Buildings on corner lots along Designated Active Frontages shall be 

located at or within five feet of the required setbacks on each street frontage within 30 

feet of the corner. 

3. Exception. The requirements above may be modified or waived by the Director upon 

finding that: 

 Plazas, courtyards or outdoor eating areas that function as publicly accessible 

open space with amenities such as seating, landscaping, lighting, and 

trash/recycle bins are located between the build-to line and building, provided 

that the buildings are built to the edge of the plaza;  

 The building incorporates an alternative entrance design that creates a welcoming 

entry feature facing the street; or 

 A larger setback is required to preserve existing mature trees or landscape.  
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Comment [JM6]: Need consensus on whether to 

have a different building face height for north side of 
Main Street; Need consensus on whether the 

building face heights should be 25 or 35. 
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E. Building Face Height. Along street frontages and adjacent to residential districts, the building 

face shall have a maximum wall height as identified in Table 17.24.030-3 (Commercial Districts-

Height Standards) with a minimum stepback of ten feet from that building face to the next higher 

story, except as provided below. 

1. A maximum of 20 percent of the length of the building face may exceed the maximum 

building face height by up to 10 feet without a stepback; and 

2. An additional 20 percent of the length of the building face may exceed the maximum 

building face height by up to 20 feet without a stepback. 
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F. Limitations on Location of Parking. Buildings shall be placed as close to the street as possible, 

with parking underground, behind a building, or on the interior side or rear of the site. Parking 

may be located within the required setback, subject to the following requirements. 

1. Underground and Partially Submerged Parking. Parking completely or partially 

underground, may match the setbacks of the main structure.  

2. Surface Parking. Above ground surface parking may be located within 20 feet of a street 

facing property line when the Director makes the following findings: 

 Buildings are built close to the public sidewalk to the maximum extent feasible; 

 The parking area is screened along the public right-of-way with a wall, hedge, 

trellis, and/or landscaping; and  

 The site is small and constrained such that underground, partially submerged, or 

surface parking located more than 20 feet from the street frontage is not feasible. 

G. Access for Main Street Properties. Properties fronting onto Main Street that redevelop to claim 

an existing frontage road shall incorporate a re-routed access road to the rear of the property. The 

re-routed access road shall be designed to be continuous with those of adjacent properties, where 

possible. 

H. Shared Access. To encourage shared parking and shared access points on public streets, new 

parking facilities shall be designed to accommodate cross-access to/from adjacent properties to 

allow parking areas to become joint use facilities even if initially serving only one development. 

When cross-access for vehicles is deemed impractical by the Director, the requirement for cross-

access may be waived if bicycle and pedestrian connections are provided between adjacent 

properties. 
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17.24.040 Commercial District  Supplemental Standards  

A. Maximum Block Length. Block length is limited to 350 feet measured from curb edge to curb 

edge. A block length up to 600 feet shall only be allowed when a mid-block pedestrian 

connection is provided or the Director finds that: 

1. It is not feasible or practical to provide a mid-block pedestrian connection due to the 

location and configuration of the lot; and 

2. Safe and convenient pedestrian connections are provided throughout the site and 

provisions are made to accommodate cross-access to/from to pedestrian areas that may be 

developed on adjacent properties. 

B. Building Orientation and Entrances. 

1. All buildings located on a public street shall be oriented toward, and have their primary 

entrances facing the public street. 

2. Building entrances shall be emphasized with special architectural, modulation of roof 

lines or landscape treatments. 

3. Building entrances shall be designed so that snow does not shed freely into entrances. 

C. Building Transparency and Openings for Non-Residential Uses. Exterior walls facing and 

within 20 feet of a street, park, plaza, pedestrian walkway, or other public outdoor space shall 

include windows, doors, or other openings for at least 60 percent of the building wall area located 

between 2.5 and 8 feet above the level of the sidewalk. No wall may run in a continuous 

horizontal plane for more than 15 feet without an opening.  
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1. Design of Required Openings. 

 Openings fulfilling this requirement shall have transparent glazing and provide 

views 10 feet in depth into work areas, display areas, sales areas, lobbies, or 

similar active spaces or into window displays that are at least three feet deep. 

 Windows on the ground level building facade facing a street shall not be opaque.  

Shades or blinds, which block the view of a pedestrian into a building for more 

than five hours a day during daylight hours in the summer, or more than four 

hours a day during daylight hours when it is not summer, are defined as opaque 

for purposes of this Chapter. 

2. Exceptions for Parking Garages. A parking garage that does not incorporate ground-

floor non-residential or residential use or is not otherwise screened or concealed at street 

frontages on the ground level, must provide a landscaped area at least ten feet wide 

between the parking garage and public street. 

3. Alternatives. Alternatives to the building transparency requirement may be approved if 

the Director finds that the street-facing building walls exhibit architectural relief and 

detail, and are enhanced with landscaping in such a way as to create visual interest at the 

pedestrian level. 

D. Building Design. Buildings shall be well designed to create a pedestrian-friendly environment 

and support a vital and active public realm. Buildings shall appear integrated with the natural 

features and existing buildings in the districts; complement the Eastern Sierra Nevada Mountain 

setting; and contribute to the Town of Mammoth Lakesô ñvillage in the treesò identity.  

1. Wall Plane Modulation.  Buildings should exhibit substantial reveals or offsets in the 

wall plane. Any building face over 50 feet wide shall be broken down to read as a series 

of buildings or storefronts no wider than 50 feet each to avoid a monotonous flat wall 

plane. Offsets shall be a minimum of two feet. 


